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ORDINANCE NUMBER 2746

AN ORDINANCE OF THE CITY OF FARMERS BRANCH, TEXAS, AMENDING
THE COMPREHENSIVE ZONING ORDINANCE OF THE CITY OF FARMERS
BRANCH, AS HERETOFORE AMENDED; BY REZONING A 0.7809 ACRE OF
LAND AT 13327 MIDWAY ROAD, GENERALLY LOCATED AT THE
NORTHWEST CORNER OF THE MIDWAY ROAD AND LBJ FREEWAY
INTERSECTION, FROM PLANNED DEVELOPMENT 51B TO PLANNED
DEVELOPMENT ZONING DISTRICT NUMBER 68; PROVIDING A SAVINGS
CLAUSE; PROVIDING FOR INJUNCTIVE RELIEF; PROVIDING FOR
SEVERABILITY; PROVIDING FOR A PENALTY OF FINE NOT TO EXCEED THE
SUM OF TWO THOUSAND DOLLARS ($2,000.00) FOR EACH OFFENSE; AND
PROVIDING AN EFFECTIVE DATE .

WHEREAS, the City of Farmers Branch deems it necessary, for the purpose of

promoting the health, safety, morals, or general welfare of the City to enact a new zoning
ordinance; and

WHEREAS, the City Council has appointed a Planning and Zoning Commission to
recommend the boundaries of the various original zoning districts and appropriate regulations be
enforced therein and to recommend a new zoning ordinance to amend the Comprehensive
Zoning Ordinance; and

WHEREAS, the Planning and Zoning Commission has divided the City into districts and
has prepared regulations pertaining to such districts in accordance with a comprehensive plan
and designed to lessen congestion in the streets; to secure safety from fire, panic, and other
dangers; to promote health, general welfare; to provide adequate light and air; to prevent the
overcrowding of land; to avoid undue concentration of population; to facilitate the adequate
provision of transportation, water, sewerage, schools, parks, and other public requirements; and

WHEREAS, the Planning and Zoning Commission has given reasonable consideration to,
among other things, the character of the districts and their peculiar suitability for particular uses,

with a view to conserving the value of buildings and encouraging the most appropriate use of
land throughout the City; and




WHEREAS, the Planning and Zoning Commission and the City Council of the City of
Farmers Branch find it necessary to rezone an approximately 0.7809 acre of land located at
13327 Midway Road from PD-51b to PD-68.

WHEREAS, the Planning and Zoning Commission of the City of Farmers Branch and the
City of Farmers Branch City Council, in compliance with the Charter and Code of Ordinances of
the City of Farmers Branch, and State law with reference to the granting of changes to the zoning
classifications under the Zoning Ordinance Regulations and Zoning Map, have given the
requisite notices by publication and otherwise, and after holding due hearings and affording a
full and fair hearing to all property owners generally, and to the persons interested and situated in
the affected area and in the vicinity thereof, the governing body of the City of Farmers Branch is
of the opinion that due to a change in condition and in order to protect the public health, welfare
and safety, said change in zoning should be made;

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY
OF FARMERS BRANCH, TEXAS.

SECTION 1: That the Comprehensive Zoning Ordinance of the City of Farmers Branch, Texas,

is hereby amended by rezoning an approximately 0.7809 acre tract located at
13327 Midway Road, as more specifically described in Exhibit “A”, from PD-51b
to PD-68, including establishing permitted use and development standards.

SECTION 2: That all uses in Planned Development Number 68 (PD-68) zoning district shall
conform in operation, location and construction to the performance and
development standards set out in Exhibit "B" and, to those established by the
Comprehensive Zoning Ordinance of the City of Farmers Branch, Texas, except
as amended herein.

SECTION 3: That the above described tract of land shall be used only in the manner and for the
purposes provided by the Comprehensive Zoning Ordinance of the City of
Farmers Branch as heretofore amended, and as amended herein.

SECTION 4: That any person, firm or corporation violating any of the provisions or terms of
the ordinance shall be subject to the same penalty as provided for in the
Comprehensive Zoning Ordinance of the City of Farmers Branch, and upon
conviction shall be punishable by a fine not to exceed the sum of Two Thousand
Dollars ($2,000.00) for each offense.

SECTION 6: If any section, paragraph, subdivision, clause, phrase or provision of this
ordinance shall be judged invalid or unconstitutional, the same shall not affect the
validity of this ordinance as a whole or any portion thereof other than that portion
so decided to be invalid or unconstitutional.




SECTION 7: In addition to, and accumulative of all other penalties, the City shall have the right
to seek injunctive relief for any and all violations of this ordinance.

SECTION 8: Whereas, it has been found that there has been a change in conditions in the above
described property, it is now necessary that it be given the above zoning
classification in order to permit its proper development, and in order to protect the
public interest, comfort and general welfare and requires that this ordinance shall
take effect immediately from and after its passage.

DULY PASSED BY THE CITY COUNCIL of the City of Farmers Branch, Texas, on this the
7™ day of November, 2003.
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A

City Attornéy [ City Secretary
(reviewed on Novemrber 3)




Exhibit “A” Property Description

BEING all of that certain lot, tract or parcel of land situated in the Noah Good Survey, Abstract
No. 520, and being part of Vincent’s Seafood Restaurant Addition, an addition to the City of
Farmers Branch, Texas, according to the plat thereof recorded in Volume 75212 at Page 1539 of
the Map Records of Dallas County, Texas, and being more particularly described by metes and
bounds as follows:

BEGINNNING at a 5/8” iron rod set in concrete for corner in the South line of said Vincent’s
Seafood Restaurant Addition, said point being South 89 58’ 39” West a distance of 18.52 feet
from the Southeast corner said Vincent’s Seafood Restaurant Addition, and also being in the
West right of way line of Midway Road as established by deed to the City of Farmers Branch,
Texas, recorded in Volume 97013 at Page 353 of the Deed Records of Dallas, County, Texas,
and being North 89 58° 39” East a distance of 1.48 feet from the corner of Lot 1 in Block A of
the Replat Pace Addition, an addition to the City of Farmers Branch, Texas, according to the plat
thereof recorded in Volume 93045 at Page 3876 of the Map Records of Dallas County, Texas.

THENCE South 89 58’ 39” West along the South line of said Vincent’s Seafood Restaurant
Addition and being common to Lot 1 in Block A of the Replat Pace Addition for a distance of
72.88 feet to a 5/8” iron rod set in concrete for corner, said point being the beginning of a curve
to the right having a central angle of 90 03’ 15” and a radius of 19.50 feet;

THENCE Northwesterly along said curve to the right and following the Southwest line of said
Vincents Seafood Restaurant Addition and being common to Lot 1 in Block A of the Replat Pace
Addition for an arc distance of 30.65 feet to an “x” found in concrete for corner;

THENCE North 0 01’ 54” West (Basis of Bearings) along the West line of said Vincent’s
Seafood Restaurant Addition and being common of Lot 1 in Block A of the Replat Pace Addition
for a distance of 295.55 feet to an “x” set for corner, said point being the beginning of a curve to
the right having a central angle of 89 45’ 56 and a radius of 19.5 feet;

THENCE Northeasterly along said curve to the right and following the Northwest line of said
Vincents Seafood Restaurant Addition and being common to Lot 1 in Block A of the Replat Pace
Addition for an arc distance of 30.55 feet to a 5/8” iron rod set in concrete for corner;

THENCE North 89 47’ 50” East along the North line of said Vincent’s Seafood Restaurant
Addition and being common to Lot 1 in Block A of the Replat Pace Addition for a distance of
77.83 feet to a 5/8” iron rod set in concrete for corner, said point being the Northwest corner of
the aforesaid tract conveyed to the City of Farmers Branch for the widening of Midway Road as
established in deed recorded in Volume 97013 at Page 353 of the Deed Records of Dallas
County, Texas;




THENCE South 45 05° 57” East and following the West line of said Midway Road as
established by deed recorded in Volume 97013 at Page 353 of the Deed Records of Dallas
County, Texas for a distance of 7.06 feet to a 5/8” iron rod found for corner;

THENCE South 0 00’ 26” East along the West line of Midway Road as established by deed
recorded in Volume 97013 at Page 353 of the Deed Records of Dallas County, Texas for a
distance of 319.80 feet to a 5/8” iron rod set for corner;

THENCE South 44 59° 19” West and continuing along said West line of Midway Road for
distance of 14.14 feet to the POINT OF BEGINNING AND CONTAINING 0.7809 ACRES OF
LAND, more or less.




Exhibit “B” Performance & Development Standards

The following performance and development standards, (the “Standards”) shall be considered in
the use, operation, design, location, siting and construction of any structure or development
features within Planned Development Zoning District Number 68 (the “District”).

Variances to these standards may be requested by the developer and shall be considered as a part
of the building site plan approval. All variances requested by the developer as a part of the
building site plan approval shall be specifically identified on the building site plan as a variance
request.

A. USE: The following uses shall be permitted within the District:

1. Primary Uses Permitted:

Retail furniture store

General retail stores and shops
Department stores

Drug stores

Restaurants
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Office (includes, but is not limited to: private corporate offices, government offices,
professional offices, medical and diagnostic offices)

Hotels

Banks, savings and loan associations, and other financial institutions, including
related drive-in facilities. As used herein, a related drive-in facility shall be a drive-in
facility of a bank, savings and loan association or other financial institutions which
has a regular facility located the District.

h. Medical and dental laboratories

SRS

1. Signage and other property related identification uses generally permitted in a
planned development district ("PD") under Section 8-108, as amended, of the
Farmers Branch Comprehensive Zoning Ordinance, and as specifically amended
herein in terms of size, quantity and location on an approved site plan as herein

required.

j. Commercial parking lots or structures servicing the occupants, patrons, customers and
visitors of permitted primary and secondary uses and uses allowed by specific use
permits.




k.

Utility, accessory and incidental uses limited to the following:
(1) Community Center (private)

(i)  Electrical Substation

(iii)  Electrical transmission line

(iv)  Fire station or similar public safety building

) Gas transmission line and metering section

(vi)  Local utility distribution lines

(vil) Swimming pool (private)

(viii) Telephone line and exchange switching or relay station
(ix)  Water reservoir, water pumping station or well

x) Outdoor garden center

2. Secondary Uses Permitted:

a.
b.

Showroom retail
Furniture warehouse

3. Specific Use Permit Required:

oo
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Commercial recreational and entertainment uses
Private clubs/mixed beverages

Indoor theatre (movie or legitimate)
Health club or studio; public or private
Swim or tennis club

Wholesale business

Grocery Supermarket

Home improvement center

Drive-thru restaurants

Gasoline service stations

Auto service and repair

4. Use Limitation:

a.

All development occurring within the District, whether constructed at one time or in
phases, shall be done in strict accordance with all requirements established by the
City, including, but not limited to, these Standards.

All primary uses shall be permitted only in locations specifically designated on an
approved building site plan.

Secondary uses shall be permitted only within Retail Furniture store buildings.




d. The total gross floor area of secondary uses shall not exceed 49 percent of the total
square footage of the primary use within which such secondary uses are located.

e. No significant change to an approved site plan shall be permitted unless an amended
site plan showing proposed changes is resubmitted in accordance with all
requirements herein stipulated and approved by the City Council following a
recommendation of the Planning and Zoning Commission.

B. DENSITY: The term "density" as used herein, shall mean the relationship between the total
gross square footage of above grade buildings or structures of any type placed on the
property and the square footage area of the property.

The maximum allowable floor area ratio (F.A.R.) computed by comparing the total building
structure square footage on the property within the District to the area of all property within
the District measured in square feet, shall not exceed a 4:1 ratio, with such building structure
calculation including the square footage area of all at-grade parking structure levels and
above-grade parking structure levels. Any below-grade mechanic rooms and related access
ways and/or below-grade parking structure levels shall not be included in the building
structure calculation in determining this ratio.

C. HEIGHTS: Buildings (other than parking structures) may be constructed to any height
allowed by the Federal Aviation Agency (FAA) or its successor. A copy of the approved
FAA building height shall be submitted to the Building Official.

Parking structures shall not contain more than three (3) floors above grade, and shall not
exceed a maximum height of forty (40) feet above the ground level measured at the mid-
point of the parking structures. All other required parking shall be at or below ground level.

No free standing sign shall exceed a height of forty (40) feet above grade.

C. SETBACKS: Building structures shall be set back a minimum distance from the right-of-
way line of public streets and adjacent property lines as follows:
1. Public street rights-of-way (ROW):
Above ground building structures shall be setback a minimum of 20 feet (15 feet for
underground and cantilevered structures) from all street right-of-way lines. Architectural
features may project into required setback a maximum of 2 feet.

2. Side and rear property lines:
Building structures shall be set back a minimum of 10 feet from property lines shared
with adjacent properties and not fronting onto public street right-of-way unless a greater
setback (not to exceed 12 feet) is required on the building site plan for fire lanes or
public utility purposes.




3. Setbacks for free standing signs to be determined at time of site plan approval.

D. SITE COVERAGE: The gross ground floor area of buildings and parking structures may
cover up to, but shall not exceed, 50% of the building site area after ROW dedication.
Building site coverage may be increased as landscaped open space is increased. For every
1% increase above 10% in landscaped open space, building site coverage may be increased
4% above the 50% limit. This allowable increase shall proceed to an absolute maximum
building site coverage of 70 % of the gross building site area. Increases to site coverage shall
not increase allowable density set forth in Section B.

E. LANDSCAPED OPEN SPACE: The following shall establish the minimum requirements
for Landscaped Open Space (herein so called) within the District.

1. For purposes hereof, Landscaped Open Space shall be defined as those unpaved areas
of the Property within which are planted trees, shrubs, ground cover, grass, and
flowering plants. Paved external pedestrian courtyards and walkways (other than
required sidewalks), waterways (i.e., streams) or water-bodies (i.e., lakes) may be
counted as Landscaped Open Space up to 50% of the total Landscaped Open Space
requirement of Item 3 below.

2. Landscaped Open Space, as hereinabove defined, shall be limited to areas of building
site located outside the external wall lines of building structures. Open courtyard
areas internal to buildings specifically are excluded form being count in meeting
minimum Landscaped Open Space requirements provided for herein.

3. The Landscaped Open Space area provided within the District shall not be less than
10% of the net site area (gross site area after ROW dedication and outside the
external wall lines of building structures).

4. All planted Landscaped Open Space areas within the District shall be supplied with a
fully automatic irrigation system.

5. All Landscaped Open Space areas and other physical development located within the
District shall conform to the approved concept plan and other requirements of these

standards.

PARKING: Parking shall be provided for the proposed uses at the following minimum ratios:

1. Offices (other than medical offices): One space per 333 square feet of gross floor area.

2. Medical Offices: One space per 250 square feet of gross floor area.




3. Hotels: One space per rental unit for the first 250 rooms, three-quarters or one space per
rental unit for all additional rooms for 251 to 500, and one-half space per rental unit for
all additional rooms over 500, plus such spaces as required by included uses, ballrooms,
and affiliated facilities.

4. Retail and affiliated office support services: One space per 250 square feet of gross floor
area.

5. Eating establishments: One space per 100 square feet of gross floor area.

Theaters: One space for every 4 seats.
1. Showroom retail: One space for every 500 square feet of gross floor area.

Furniture Warehouse: One space for every 1,000 square feet of gross floor area.

2. Mixed-Use Parking Discounts: In order to provide adequate off-street parking for large-
scale mixed-use projects, the following may be considered in the Calculation of off-
street parking requirements when approved by a site plan:

a. Discount ten percent (10%) of the required parking for an office use when that use
totals in excess of 250,000 square feet in gross floor area and developed on the
same building site with qualifying hotel, retail, or restaurant uses.

b. Discount ten percent (10%) of the required parking for a hotel use when that use
totals in excess of 250 guest rooms and is developed on the same building site
with qualifying office, retail, or restaurant uses.

c. Discount ten percent (10 %) of the required parking for all retail uses, when those
uses total in excess of 10,000 square feet of gross floor area and are developed on
the same building site with qualifying office, hotel, or restaurant uses.

d. Discount fifty percent (50 %) of the required parking for all recreation,
entertainment, private clubs, and restaurant uses when developed on the same
building site as qualifying office or hotel uses.

The discounts set forth above shall be cumulative.

3. To foster mixed-use interaction between existing and future uses, the Planning and
Zoning Commission may consider shared parking and authorize a reduction in the
required parking as outlined in this section. The reduction shall be shown the approved
site plan.

10




a. The parking requirement may be reduced based on shared agreements between
owners of adjacent properties.

b. The parking requirement may be reduced based on shared parking of users within
the District when shown as feasible by a traffic engineering study.

4. A maximum of ten (10) percent of the required parking may be devoted to compact car
spaces of not less than 128 square feet.

F. LOADING FACILITIES:
1. All office, commercial, hotel, and restaurant uses shall provide and maintain off-street
loading facilities in the quantities stated below:
a. Office uses:

1. 10,000 to 50,000 gross square feet (GSF): One space
il. Each additional 1,000 GSF: One space

b. Commercial uses:
1. Up to 2,000 GSF: The necessity for a loading zone to be
determined by City Staff as part of site plan approval.

1. 2,001 to 25,000 GSF: one space.

iii.  Single user buildings in excess of 25,000 GSF: The number of
loading spaces to be determined by the City staff as part of site
plan approval.

1v. Multi user buildings in excess of 25,000 GSF: one space for each
additional 20,000 GSF.

c. Hotel uses:
1. One space per 100,000 GSF.

d. Restaurant uses:
1. Restaurants in multi user buildings shall be treated as other
commercial uses.

il. Single user restaurant buildings: One space.

2. The City Staff shall determine as part of site plan approval, the off-street loading
requirements for uses not specified, based on the most similar use listed above.
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3. A structure containing more than one use must meet the loading requirements of each
use, unless one use occupies 90% or more of the gross building area, in which case the
loading requirement is calculated as if that use occupied the entire structure.

4. Whether or not a required loading facility must be suitable for semi-tractor trailer
delivery vehicles, shall be determined and recommended by the City Staff as a part of
the site plan approval.

5. Loading facilities for more than one building may be provided in a common terminal if
connections between building and terminal are off-street.

6. Loading facilities shall be designated to minimize interference with traffic flow and to
eliminate the need to use any public street for the maneuvering of any delivery vehicle.

G. STREETS: All public streets and rights-of-way, public alleys and fire lanes within the
District shall be constructed in conformance with City engineering design criteria.

H. SITE ACCESS:
1. Use of the existing access drives and associated median openings to Midway Road,

adjacent to the north and south sides of the Vincent’s Seafood Addition, shall be
permitted.

2. No reconfiguration or reconstruction of the existing drive access and associated median
opening located adjacent to the south side of the Vincent’s Seafood Addition shall
preclude the installation of a traffic signal to serve the previously approved concept plan
for a high-rise office development on the east side of Midway Road (PD-66, Ordinance
Number 1743).

3. The City of Farmers Branch shall serve as the coordinating agent to ensure that any
future signalization of drive approaches on Midway Road properly service and
accommodate properties within both PD-66 and PD-68.

4. Heavy truck traffic and service truck vehicles shall be prohibited from entering or
exiting the District via the driveway on Blue Lake Circle. Whatever means is employed
to comply with this objective must be clearly indicated on approved site plan.

I. CONCEPT PLAN APPROVAL: Prior to submittal of the first Building Site Plan within
the District, approval of a concept plan for the District may be required. The Concept Plan
shall be for the purpose of setting forth the general overall location of uses within the District
but shall not necessarily be conclusive as to future development on specific building sites
within the District. The following are the submittal requirements for Concept Plan approval:
1. A vicinity map at a scale not smaller than 1 inch - 1,000 feet as part of Concept Plan,

showing the site in relation to major streets.

12




2. A boundary survey of the District, including the following:

a. Metes and bounds of all boundary lines of the District.
Total land area within the District.
Graphic scale and North arrow.

Names and route numbers of boundary streets and rights-of-way.
Existing topography with a maximum contour interval of one foot.
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3. A generalized land use plan showing approximate location of proposed land use
circulation corridors, and public utility corridors. This shall include a state of maximum
allowable building area and parking space and anticipated building heights.

4. A plan showing the anticipated location and sequence of development phases within the
District.

J. SITE PLAN APPROVAL: Prior to the beginning of any development on a building site
within the District, a comprehensive building site plan detailing the proposed development
shall be submitted for approval as required by Paragraph 8-502 of the Comprehensive
Zoning Ordinance. This submittal shall be required before a building permit shall be issued.
The following are the submittal requirement for such approval:

1. A vicinity map at a scale not smaller than 1 inch = 1,000 feet.

2. A boundary survey of the building site, including the following:
a. Metes and bounds of all boundary lines of the building site.
b. Total land area within the building site.
c. Graphic scale and north arrow.
d. Names and route numbers of boundary streets and right-of-way.
e. Existing topography with a maximum contour interval of two feet.

3. An aerial photograph of the building site and all adjacent properties within at least 500
feet, stating date of photograph.

4. A detailed and to scale building site plan showing:

a. [Existing and proposed public or private streets and curb cuts.

b. Existing and proposed building and parking structure locations, including size in
number of square feet, number of floors, number of spaces and size of spaces in
parking structures, and height above grade. This shall include a statement of
maximum allowable building heights as restricted by the FAA and a copy of a
letter or other certificate from the FAA verifying same.

c. Existing and proposed utility easements and fire lanes.
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d. Landscape Plan for Landscaped Open Space areas within the building site
showing the proposed locations, types, and sizes at time of planting for all types
of trees, shrubs, ground cover, flowering plants and other plant materials.

An irrigation system plan showing the proposed locations and sizes of supply
lines; locations, types, capacities and coverage areas for irrigation heads; and
type, location(s) and zoning for any automatic control system.

e. Proposed at-grade parking lots and loading facilities

f. A statement of proposed floor area ratio, building site coverage ratio, and

landscape area ratio. Also, an updated tabulation of previously approved building

square footage of primary uses and the remaining square footage capacity of these
uses within the District.

Proposed on-site identification and directional signage.

Anticipated uses within the building site.

Proposed drainage and grading plan.

All existing and proposed utilities, including size and tap locations and all fire

hydrants.
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If any portion of the buildings or parking structures within the building site are to be
located below grade, a separate below grade building site plan shall be submitted
showing the boundaries of the building site; above ground public street rights-of-way
and street paving; the elevations and grades of the ground level floor of all buildings and
parking structures; the elevation and grade of all surface parking; plans for all proposed
underground structures, including parking levels and vehicle circulation; graphic scale
and North arrow. The underground structures shall be drawn in solid lines, and the above
ground structures shall be shown with dashed lines.

If a building site is to be developed in phases, the submittal should also include a
conceptual plan for future phases showing the approximate location of circulation
corridors and public utility corridors; and the approximate location of buildings and
parking for future phases.

A statement identifying any requested variances from these Standards.

Any other information reasonably necessary to determine compliance of the Site Plan
with the Comprehensive Zoning Ordinance, as amended hereby.
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K. PHASING: Development within the District will be phased depending upon market
conditions. A developer's contract shall be executed between the City and any developer of
property within the District to provide the City with appropriate means for acquiring
necessary rights-of-way within the District for certain improvements to Midway Road and
Valley View Lane.

Street improvements to mitigate the impact of the development will be required in phases
described below.

1. Phase 1 Development: Phase 1 shall include any development within the District up to
a maximum density of 300,000 square feet (exclusive of parking structures). The traffic
related improvements required to be in place prior to the issuance of any Certificate of
Occupancy for the Phase 1 Development are:

a. Dedication of sufficient right-of-way to accommodate an additional south bound
lane along Midway Road. Maximum right-of-way width not to exceed twenty

(20) feet. Actual right-of-way needed to be determined at time of site plan
approval.

b. Dedication of sufficient right-of-way to accommodate an additional westbound
lane along Valley View Lane. Maximum right-of-way width not to exceed twenty
(20) feet. Actual right-of-way needed to be determined at time of site plan
approval.

c. Dedication of sufficient right-of-way and construction of a southbound right turn
lane at the Midway Road and westbound LBJ service road intersection. Actual
amount of right-of-way needed to be determined at time of site plan approval.

2. Phase 2 Development: Phase 2 Development shall include development within the
District of a density in excess of 300,000 square feet (not including the square footage of
parking structures). The traffic related improvements required to be in place prior to the
issuance of Certificates of Occupancy for the Phase 2 Development are:

a. Dedication of sufficient right-of-way and construction of a four (4) lane undivided

roadway from Blue Lake Circle south to Valley View Lane along the west property
line of the District.

b. Any other street improvements necessary to address the impact of any Phase 2
Development within the District as determined by a traffic study executed in
association with any proposed development and accepted by the City.

These requirements may be waived or adjusted, as part of individual site plan approval
for any development in Phase 2, if determined by the Council not to be necessary.
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